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Introduction 

Type of Report – Mass Appraisal Report 

This document is a report of the Snohomish County Assessor's Mass Appraisal for the geographic area named in 
this report as required under Standard 6, Uniform Standards of Professional Appraisal Practice (USPAP). 

This document is not intended to be a self-contained documentation of the mass appraisal but to summarize the 
methods and data used, and to guide the reader to other documents or files which were relied upon to perform the 
mass appraisal, which may include the following: 

·  Individual Property Records – Contained in Assessor's Property System Database/ProVal®1  

·  Real Estate Sales File – Part of Assessor's Property System Database/ProVal® 

·  Land Sales and Model Calibration Spreadsheets including published 'Benchmark’ tables 

·  Residential Cost Tables – Contained in Assessor's Property System Database/ProVal® 

·  Residential Depreciation Tables – Contained in the Assessor's Property System Database/ProVal® 

·  Residential Time Trend Study Spreadsheet(s) 

·  Revised Code of Washington (RCW) – Title 842 

·  Washington Administrative Code (WAC) – WAC 4583 

·  Uniform Standards of Professional Appraisal Practice (USPAP) published by the Appraisal Standards 
Board of the Appraisal Foundation4 

·  Snohomish County Revaluation plan approved by the Washington State Department of Revenue March 
5, 2015 and amended March 15, 2016. 

·  County Assessor's Manual5 – Published by the Department of Revenue (DOR), November 2011 

·  Mass Appraisal Report data extracts and sales files 

·  Comparison to County Assessor Statistics Reports6 

 
This mass appraisal report is a 'post-revaluation report card' on the performance of the valuation model(s) used. It 
is not a fully self-contained appraisal but rather a summary of the performance of the model for the geographic 
area(s) identified in the report. The summary statistics apply to the population of sales used as a whole and are 
not appropriate to apply to any specific property.   
 
For example, this report may show that on average, property values increased or decreased x%.  This cannot be 
construed to mean that all property values increased or decreased x%. While property values in a general 

                                                      
1 ProVal® is property appraisal and valuation software used by the Assessor’s office to record and access property records, and is a 
registered trademark of Thomson Reuters. 
2 http://apps.leg.wa.gov/RCW/default.aspx?Cite=84 
3 http://apps.leg.wa.gov/wac/default.aspx?cite=458 
4 http://www.uspap.org/#/56/ 
5 http://dor.wa.gov/docs/pubs/prop_tax/assessorrefmanual.doc 
6 http://dor.wa.gov/content/AboutUs/StatisticsAndReports/stats_proptaxstats_Assessor.aspx 
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geographic area may on average change by x%, individual properties may increase or decrease at greater or 
lesser amounts due to changes in property characteristics or localized market factors that do not affect the 
broader geographic area that this report covers. 
 
 
 

Analyst Comments for This Report 

Multifamily, Lakefront, Mobile homes in Parks, and Camping Club properties are scattered throughout the County, but 
are valued by one analyst.  The analyst comments regarding these property types follow: 
 
Multifamily Properties 

Analyst Comments Regarding Value Model Calibration  

The base House Type Model 2016 and Depreciation Schedule 16, the standard countywide schedule, were used 
in valuation of all multifamily properties. The base countywide outbuilding rates were also used. 

 
Analyst Comments Regarding Data Maintenance 

Multifamily parcels were valued by cost approach.  The income approach was considered, but not used, due to 
difficulty obtaining accurate financial data (such as rental and vacancy rates, expenses, NOI) from owners, and 
estimating the market value of owner occupied units.  
 

 
Lakefront Properties 

Analyst Comments Regarding Value Model Calibration  

The base House Type Model 2016 and Depreciation Schedule 16, the standard countywide schedule, were used 
in valuation of all lakefront properties. The base countywide outbuilding rates were also used. 

 
Analyst Comments Regarding Sales Used in Analysis 

In the case of smaller lakes with very few sales in 2015, five years of sale data (2011 – 2015) were used in the 
analysis. 
 
Analyst Comments Regarding Data Maintenance 

For Cedar Ponds Lake, value influence L1 was changed from -75% to -50% based on sales. 12 parcels will be 
affected by this change. 
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Camping Clubs 

Analyst Comments Regarding Sales Used in Analysis 

Five years of sale data (2011 – 2015) were used in the analysis of Camping Club properties. 
 

Analyst Comments Regarding Data Maintenance 

In response to a number of value petitions, Normanna Park was physically re-inspected, corrections were made 
to our data when necessary, and the properties were re-valued based on the updated information for 2016 tax. 
 
 

Mobile Home Parks 

 
Analyst Comments Regarding Sales Used in Analysis 

Only 2015 sales were used for analysis of Mobile Homes in Parks.  
 

Analyst Comments Regarding Data Maintenance 

The benchmark (neighborhood) number for Westridge Estates MHP was changed from 1106901 to 1101901 
 

The benchmark (neighborhood) number for Creekside Park MHP was changed from 1106902 to 1101902 
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Properties Appraised 

Member Parcels Residential Appraisal Management  

Region: Countywide 

 

 
 
 
 
 
 
 
 
 
 
 
 

The residential division of the Snohomish County Assessor's Office is responsible for the annual revaluation of 
all of the parcels denoted in green. 
 
Snohomish County is bordered by Puget Sound and Island County (to the west), Skagit County (to the north), 
Chelan County (to the east) and King County (to the south). 

  

Legend 

Red:     Commercial Parcels (not part of this report) 

Green: Member Parcels - Residential Management:  Countywide 

Blue:  Benchmark Boundaries 
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Pre-2016 Revaluation Market Analysis 

Preliminary to the initiation of the 2016 revaluation, ratio studies were conducted to measure the relationship of 
current assessed values (January 1, 2015 assessments) to 2015 sale prices, and to determine if property values 
were changing over time. 
 
Please note that the following three studies include only single-family residences (Use codes 111, 116, 141 and 
142), as this is the predominant property type in the residential appraisal management region; and of those types, 
only those sales that met the criteria listed in section “Appraisal Performance – Mass Appraisal Reports – Sales”7 
were used in the analysis.  These sales represent the market and overall residential market trend for Snohomish 
County. 
 
The following chart summarizes both ratio and the change in ratio over time for single-family residences 
Countywide.  If no revaluation occurred, on average, single-family residences would be assessed at 85.3% (as 
indicated by the December 2015 ratio).  Declining ratios indicates rising sale prices.   
 
 
 

 
Note: A declining ratio over time indicates rising sales prices. 

 
  

                                                      
7 See Introduction and Summary section (Section A) of the overall report. 
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Post-Revaluation Ratio Study 

 
The following chart summarizes the post-revaluation ratio and the change in ratio over time for single-family 
residences countywide. From the chart we can see that as a result of the revaluation, on average, single-family 
residences are assessed at 94.6% (December 2015 ratio). 
 
 
 

 
Note: A declining ratio over time indicates rising sales prices. 
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Adjusting For Market Changes over Time 

 
The purpose of time-adjusting sale prices is to more accurately represent market changes over time.  This allows 
sales occurring earlier in the year (or prior years) to be used in the analysis to determine the fair market value as 
of the assessment date.   
 
For example, if a home sold on January 1, 2015 for $100,000 and an identical home sold January 1, 2016 for 
$112,000, this would indicate the market has increased 12% over that one year time period.  The Time-Adjusted 
Sale Price (TASP) of the first house would be $112,000 ($100,000 plus 12%).  Both houses would be assessed at 
$112,000, and the Time-Adjusted Sale Ratio for both would be 1.00. Without the TASP adjustments, the ratios 
would be 1.12 for the earlier sale and 1.00 for the later sale. 
 
 
The following chart summarizes 2016 assessed values to 2015 sale prices adjusted for market changes in 2015.  
This change is often referred to as 'time trend'. 
 
 
 

 
* TASP – Time-adjusted Sale Price(s) 
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Appraisal Level and Uniformity 

Non Time-Adjusted Sales Ratio Study 

Study Period: January 1, 2015 through December 31, 2015 

Number of Sales:  10,456 

 
 
Pre-Revaluation Ratio 

1/1/2015 Certified Value Compared to 2015 Sale Prices 
 

 
 

Post-Revaluation Ratio 

1/1/2016 Calculated Values Compared to 2015 Sales Prices 
�

 
 

The data used in this analysis were obtained from the active database.  
 
This ratio study only includes sales where the property existed both in the prior assessment year and in the 
current assessment year, was 100% complete at the time of the analysis, sold for more than $1,000, and the post-
revaluation ratio was not an 'outlier' (< 0.25% or > 1.75%).   
 
The pre-revaluation ratio is calculated by dividing the 2015 certified value by the 2015 sale price. 
 
The post-revaluation ratio is calculated by dividing the 2016 pre-certification appraised (worksheet) value by the 
2015 sale price (report data is extracted just prior to value certification). 
 
The sale prices used in this ratio study have not been adjusted for changes in market conditions that occurred 
throughout the year.  This ratio study includes ALL Property Class Codes, less excluded sales, and sales with no 
improvement or land value.8 
 
A direct comparison of the pre-appraisal ratio and the post-appraisal ratio is inappropriate as the values used are 
from different points in time and the ratios, which are an average over the entire year of sales, do not reflect 
changes in market conditions over time. 

                                                      
8 See “Additional Sales Excluded” in Section A of this report. 
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Time-Adjusted Sales Ratio Study (Single-family Residences) 

Study Period: January 1, 2015 through December 31, 2015 

Number of Sales:  9,996 

 
 
 
 
Pre-Revaluation Ratio 

1/01/2015 Certified Value Compared to 2015 Sales Prices 
 

 
 

Post-Revaluation Ratio 

1/01/2016 Calculated Values Compared to 2015 Sales Prices 
�

 
 

The data used in this analysis were obtained from the archived database. The archived database reflects the 
property characteristics at the time of sale.   
 
This ratio study only includes sales where the property existed both in the prior assessment year and in the 
current assessment year, was 100% complete at the time of the analysis, sold for more than $1,000, and the post-
revaluation ratio was not an 'outlier' (< 0.25% or > 1.75%).   
 
The pre-revaluation ratio is calculated by dividing the 2015 certified value by the 2015 time-adjusted sale price. 
 
The post-revaluation ratio is calculated by dividing the 2016 pre-certification appraised (worksheet) value by the 
2015 time-adjusted sale price (report data is extracted just prior to value certification). 
 
This ratio study includes ONLY Single-family Residences (Property Class Codes 111, 116, 141 and 142), the 
most frequently occurring property types. 
 
The sale prices used in the above ratio study have been adjusted for time.  
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Coefficient of Price Related Bias (PRB)9 

 
 

 
 
 
The coefficient of Price-Related Bias for Snohomish County analyzed residential properties is well within 
recommended limits. 
 
 

 
Uniformity among Strata Reconciliation: 

The mean assessment level for Residential Properties is 94.9 % and the mean assessment level for Commercial 
Properties is 95.3%. 
 
Using a 95 percent (two tailed) confidence interval the upper confidence limit for the level of residential property 
is 95.0% and the lower confidence limit for commercial property is 94.7%.   
 
Snohomish County is in compliance with the Uniformity Among Strata requirement.  
 
 

 

                                                      
9 Please see the detailed explanation for the derivation of the Price-Related Bias at the end of this document. 
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Value Change Summary 

The Summary of Value Change table below reflects the aggregate change in value for ALL parcels that existed 
in the study area at the time the study was conducted.  Value Change and Percent (%) Change includes the value 
for new parcels that were created and assessed for the first time in the current assessment year that did not exist 
in the prior assessment year. 

 
Property Class groups on the following table include the following property types: 
 

Agriculture: Farms General, Open Space Ag, Open Space General 
Industrial: Manufacturing Facilities 
Commercial: Retail, Schools and Churches 
Residential: Single-family Residences, Condominiums and Manufactured Homes 
Multifamily: All Multiple Family Parcels Including Duplexes and Triplexes 
Forest:  Designated Forest Land and Open Space Timber 
Other:  All Remaining Categories Including Vacant Land 
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Region Profiles 

 
Region Profile by Property Class (Use Code)10 

This list is ordered by parcel count per use code.  
 

 
 

                                                      
10 The first 2 digits of the property class code conform to the 2 digit land use code standards published in the Washington 
State Department of Revenue Ratio Procedures Manual, April 1997. 
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Region Profile by Land Type 

This list captures only the first land type occurrence for each parcel within ProVal®. 
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Region Profile by House Style (Stories) 

 
This table includes detached and attached single-family residences, condominiums, townhomes, duplexes, 
triplexes, and manufactured homes. 
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Region Profile by House Quality (Grade) 

 

 
 

 
Region Profile by Year Built Range 

 
This table includes detached and attached single-family residences, condominiums, townhomes, duplexes, 
triplexes, and manufactured homes. 
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Region Profile by Total Living Area Range 

 
This table includes detached and attached single-family residences, condominiums, townhomes, duplexes, 
triplexes, and manufactured homes. 
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Sale Verifications 

Of the population of the sales used in the analysis, the number of sales of single-family residences (Use codes 
111, 116, 141 & 142) reviewed, and the inspection type performed, are summarized below: 
 
 

 
 

 

Valuation Model Performance Statistics by Benchmark 

 
Valuation Model Performance Statistics  

Adjusted For Changes in Market Conditions over Time 

 
Use codes included in this analysis: 

Use Code 111 – Single-family Residence Detached 
Use Code 116 – Single-family Residence Attached 
Use Code 141 – Single-family Residence Detached / Condominium 
Use Code 142 – Single-family Attached / Condominium (Row House Style) 
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Ratio Averages over Time 

'Ratio' is revaluation assessed value divided by non-time-trended sale price.  
 
“TASP Ratio” is the revaluation assessed value divided by time-trended sale price.  The table below compares 
the two on a month-by-month basis. 
 

 
 

 
Note: A decreasing non-time-adjusted ratio indicates increasing sales prices. 
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Valuation Model Performance Statistics by Region11 

 
Valuation Model Performance Statistics for All Sales of All Use Codes 

 (Except Manufactured Homes in Parks) 
 

 
 
 

 
 

                                                      
11 For individual benchmark results, see individual region reports. 

Region Count Mean Median Weighted Mean �Price-Related Differential �Coefficient of Dispersion

1 2,835 0.981 0.979 0.974 1.007 6.74%

2 2,677 0.964 0.967 0.965 1.000 5.63%

3 3,654 0.966 0.965 0.963 1.003 4.90%

4 1,236 0.954 0.956 0.952 1.002 7.99%

Totals 10,456 0.968 0.967 0.965 1.003 6.02%

Ratio Statistics for Calculation Total/Consideratio n
All Sales of All Use Codes (Except 119, Manufactured Homes in Parks)

Note:  The sales used for this ratio study are not adjusted for time.
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Valuation Model Performance Statistics for Sales of Use Codes 111, 116, 141, & 142 

 

 
 
 
 

 
 

 

Region Count Mean Median Weighted Mean Price-Related Dif ferential Coefficient of Dispersion

1 2,763 0.981 0.978 0.974 1.007 6.70%

2 2,556 0.966 0.967 0.967 0.999 5.21%

3 3,606 0.966 0.964 0.963 1.002 4.75%

4 1,054 0.961 0.960 0.962 0.999 6.45%

Totals 9,996 0.969 0.968 0.967 1.003 5.63%

Ratio Statistics for Calculation Total/Consideratio n
����&��%��.#,�/'��2���&H�30&������&��������
������ �����6

Note:  The sales used for this ratio study are not adjusted for time.

*Single Family Residences include Condominiums.
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Valuation Model Performance Statistics for Use Code 111 Sales 
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Valuation Model Performance Statistics for Use Code 116 Sales 
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Valuation Model Performance Statistics for Use Code 141 Sales 

 

 
 

 
 

 

 
 

  

������ ����
 ���� ������ ����	
������� ���������
������ ����
��� ����������
�������������

/ 		� ����� ����
 ����� ����� ����

$ ��� ���
	 ���
� ���
� ����� ����

9 	�
 ���
� ���
 ���
� ����� 	�
��

7 � � � � � �

��
��� 8/: "#:%: "#:%1 "#:%: /#""/ 7#1"3
������ �(����
�����������(��������� ����	�� ���)������*	������ 

��
����
�
��
��������������
������
�����������
�� �
����&��%�0&����������3$���"��������������&6



Snohomish County Assessor's Office 

Residential Appraisal Management: Countywide  

Data and Analysis 
 

32 

 

Valuation Model Performance Statistics for Use Code 142 Sales 
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Valuation Model Performance Statistics for Use Code 119 Sales 

The dispersion in sales prices for Manufactured Homes located in manufactured home parks is considerably 
greater than that for other residential property types.  Due to this difference, the statistics for manufactured 
homes located in parks are reported separately from the region as a whole. 
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Valuation Model Performance Statistics Sales of Use Codes 121, 122 & 123 
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Valuation Model Performance Statistics for Use Codes 117 & 118 Sales  

(Manufactured Homes Not In Parks: 117 – leased site, 118 – owned site) 
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Summary of Value Change 

 
The Summary of Value Change table below reflects the aggregate change in value for ALL parcels that existed 
in the study area at the time the study was conducted.  Value Change and Percent (%) Change includes the value 
for new parcels that were created and assessed for the first time in the current assessment year that did not exist 
in the prior assessment year. 
 
 

�
Number of Parcels Appraised:  250,692 
 
�

 Land Improvements Total 

2016 Assessment Year $38,038,057,500 $40,719,765,900 $78,757,823,400 

2015 Assessment Year $32,729,067,040 $39,297,598,140 $72,026,665,180 

Value Change $5,308,990,460 $1,422,167,760 $6,731,158,220 

Percent Change 16.2% 3.6% 9.3% 

 
 
Data Sources 
 

All data in this report was summarized from pre-certification Residential Characteristics extracts and/or Abstract 
Reports dated: 

�

Region 1 6/17/2016 

Region 2 6/17/2016 

Region 3 6/17/2016 

Region 4 6/24/2016 

�
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Endnotes 

Regarding the Coefficient of Price-Related Bias 

The Coefficient of Price-Related Bias (PRB) indicates the percentage by which assessment ratios change whenever 
values are doubled or halved. For example, a PRB of �.03 would mean that assessment levels fall by 3% when value 
doubles. The PRB should range between �0.05 and +0.05. PRBs outside the range of -0.10 to +0.10 are considered 
unacceptable.12 
 
Put another way, price-related bias (PRB) is a measure of vertical equity which quantifies the relationship between 
property values and ratios (assessment levels) by regressing percentage differences from the median assessment ratio on 
percentages from the median value.  The analysis also quantifies the statistical strength or significance of the 
relationship.  Price-related bias may be noted when the PRB coefficient is less than -0.03 or greater than 0.03, and the 
relationship is statistically significant at the 95% confidence level.13 
 
The dependent variable in the analysis is: 

������ � �	
���������
�

��	
���������
 

 
The independent variable makes use of a property value proxy (abbreviated value below) computed as follows: 
 

�� � ����	 

�����
�

 
where value is one-half of sale price plus one-half of appraised value to minimize statistical bias that would overstate the 
degree of regressivity (or understate the degree of progressivity): 
 

������������������� �!"�#�������$���������"����� ! %��
 
The use of logarithms converts the value proxy to percentages, and division by 0.693 (the natural logarithm of 2) permits 
each doubling of value to be associated with an increment of 1. 
 
The PRB coefficient in this report was derived using IBM© SPSS© statistical software. 
 
 

 

                                                      
12 International Association of Assessing Officers, Glossary for Property Appraisal and Assessment, Chicago, 2013 
13 Gloudemans, R., The Coefficient of Price-Related Bias: A Measure of Vertical Equity. Fair & Equitable 9 (11): 3-8. 


